CONDO MODEL: TIME GROUPS & RATES, ADJUSTMENTS, AND RESULTS

Changing Market Conditions

Colorado statute requires County Assessors to analyze changes to sale prices attributable to changes in

the market over time, and adjust all sale prices as needed to the current appraisal date (June 30, 2020

fortax years 2021 and 2022).KAa A& FlI YAfAFNI & NBFSNNBR G2 a ada

In the analysis, it was observed that trends shifted differently in the diffeB@ohomicAreas within the
County and also for differerpualitygrades of property. Properties were stratified BgonomidArea
andQuality, and the dates at which trends changed and rates of chémgeach distinct date range
identified, as in the table beloviLhe total time rate is applied to each sale price to arrive at the Time
Adjusted Sale Price (TASP), which is ttienated price that would have been paid had the sale
occurred on the appraisal date.

Time Group TGrp#| Sales | periodl | ratel | period2 | rate2 | period3 | rate3 | period4 | rate4 | period5| rate5
Fair Grade 1 72 i’lz/gé; 1.0124G 1://228215 1.00688
Eco 2 - Average/Good 2.1 | 544 67//22001156' 1.01300 83{/22001167' 1.00660 4éf2001178' 1.00844 1;/228215 1.00310
Eco 3 Average/Good| 3.1 | 420 6;/22001156' 1.01021 i/lzlgéi; 1.00943 1122//22%11; 1.01038 14/22001290' 1.00409
Eco 4 Average/Good| 4.1 | 1440 ilzz/géiz; 1.01194 17//22001178' 1.01121 84/22001189' 1.00442 5é/22001290- 1.00245
Eco 5 Average 5.1 | 1147 65//22001156' 1.00734 6?1/22001167' 1.01577 4éf2001178' 1.00953 ?/12/(2)%)% 1.0000( 162//228;(? 1.0041¢
Eco 5 Good 5.2 | 199 64/22001156- 1.01014 i@gig 1.00867 161//228;5 1.0000(
Eco 6 Average 6.1 | 676 64/22001156' 1.00859 1/02/(2%(;7' 1.01495 181//22811; 1.01231 95//22001189- 1.00735 6520012%' 0.9951(
Eco 6 Good 6.2 | 531 64/22001156' 1.01050 1;/228115 1.01695 1;/22811; 1.00695 13/22835 1.00000
Very Good Grade 7 129 67//22001156' 1.0000( 87//22001167' 1.00654 8éf2001178’ 1.0000d 652001280' 1.00843

All rates are to the power of months in the period.

Time Adjustment and Ratio Charts

The graphs below offer another way to view the adjustments and results. For each Time Group, there is
a chart showing the adjustmengpplied, the reasonableness of the adjustments by comparing the rate
with the average inverted rate, and the resulting ratio of the adjustments that indicates how well our
applied rates have trended to the appraisal date.

Adjustment Rates

Each color of the dotted line represents a time range or spline for the Time Group. The total rate of
adjustment from a specific sale date to the appraisal date can be seen on thededtthat this chart

shows the rate applied from oldest to newest sae the numbers are higher for the older sales, as the
market was appreciating overall throughout the data peridd.an example, you can see that a Fair
Qualityunit that sold in January 2018 would need a rate of approximately +22% to bring it up to the

level of value of June 30, 2020. (This particular chart ends before the end of the period as there were no
Fair sales after January 2020.)




ADJRATE

ADJRATE

1.80

170

160

150

1.40

1.30

120

1.10

1.00

160

150

140

120

110

1.00

TGROUP: Fair

| SPLINE
(J1.00
© O2.00
:_I':_:l
o)
o
Oor-.
O OO
o]
OO
Oo
5]
o]
Og
DOOO
Gr)o
Cog,
° o
Jul 13 Jan 16 Jul 16 Jan 17 Jul 17 Jan 18 Jul 18 Jan 19 Jul 19 Jan 20
SDATE
TGROUP: Frisco Avg
| SPLINE
(1.00
o O200
° O3.00
(4.00
=]
o]
o. o1
O
L+
Q
o
[+]
Q%q%ﬁ%h
Ooo
0,
%%,
)
%
S,
Oy o
Jan 16 Jan17 Jan 18 Jan 19 Jan 20 Jan 21

SDATE



ADJRATE

ADJRATE

170

1.60

150

140

1.30

110

1.00

170

160

150

140

1.30

1.20

1.00

TGROUP: Copper Avg-Gd

| SPLINE
(1.00
o C2.00
% O3.00
00 (4,00
c
OOU
OO
[s)
L+
L+
o
%)
00
L)
OOO
o]
000
%,
%,
Q
2
o)
)
o]
Oooc
00%
%OQ;O R
Jan 16 Jan 17 Jan 18 Jan 19 Jan 20 Jan 21
SDATE
TGROUP: SilvDL Avg-Gd
| SPLINE
o 1.00
o C2.00
o O3.00
o (4.00
Q
[o]
*]
=)
OO
00
DO
00
OO
[+]
o
L&)
[+
(=]
0
[+]
L)
=)
c
[*)
Q
OO
c’I:h
%MM
Jan 15 Jan 16 Jan 17 Jan 18 Jan 19 Jan 20

SDATE



ADJRATE

ADJRATE

160

150

140

130

120

110

1.00

150

1.30

120

1.00

TGROUP: BrkBR Avg
| SPLINE
(J1.00
o
%, O2.00
% O3.00
Po, 4.00
9 5.00
%
o
(=]
[4]
i +]
o]
=]
o
]
4]
OO
[+]
0
Q
Q,
OD
00
Q%huxnmn
Jan 15 Jan 16 Jan 17 Jan 18 Jan 18 Jan 20
SDATE
TGROUP: BrkBR Good
| SPLINE
(1.00
5 O2.00
o O3.00
o
4]
O
[s]
o]
o
[s]
o
Q
o]
o
OO
Doo
o]
L&)
00
DO
Q
00
c
D
OOO
Q
Q
Ls)
%,
DO O 0000000000000
Jan 15 Jan 16 Jan 17 Jan 18 Jan 19 Jan 20

SDATE



ADJRATE

ADJRATE

160

150

140

1.30

120

1.00

80

160

150

140

120

110

1.00

TGROUP: Kstn Avg

%,
Q
Q
00
L]
0O,
00
%o
[*]
a
4]
[«}
o]
Q
o]
=)
[+]
]
=]
[+]
OO
OO
[+
Q
Q
[+
[+]
Q,
°o
Q
%h%qbqb
Jan 15 Jan 16 Jan 17 Jan 18 Jan 19 Jan 20
SDATE
TGROUP: Kstn Good
[}
[=]
o
Le]
[n]
Q
Q
=]
o
Q
o
[+}
00
[}
[+]
Q
o]
o}
o
o
e}
o
o
[}
[a]
]
O
Jan 15 Jan 16 Jan 17 Jan 18 Jan 19 Jan 20

SDATE

| SPLINE

1.00
O2.00
(03.00
4.00

5.00

| SPLINE

1.00
O2.00
O3.00
400



ADJRATE

140

1.30

1.20

110

1.00

TGROUP: VGood

QODO00D O JO
o]
o
]
o]
Q
(s}
Le)
o}
OD
Q0000000 O
"o
.O-
Q
(a]
r;
—©
Jan 15 Jan 16 Jan 17 Jan 18 Jan 19 Jan 20

SDATE

| SPLINE

1.00
O2.00
O3.00
D400



Reasonableness of Adjustment

The next set of graphBustrates the reasonableness of the adjustmémt changing market conditions,
or time rate The Y axis is showing theedianratios. TheSPPSF_RATIQhie SalePrice Per Square Foot
(SPPSF) divided by theedian SPPS#ver the data periodThe blue lie shows the median SPPSF Ratio
for each quarter throughout the period. Thed line shows the medialmvertedRate Aligned
(INV_RATE_ALIGNED)is is the inverse of the ADJRATE or total time rate divided by the mean
ADJRATHhe inverse is taken in orday properly compare the rates against the SPHSI comparison
shows that the rate applied reflects theehd in changing SPPSF, while minimizing sieom volatility.
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Results: Ratio by Time Group

Thefinal set of graphdor time trendsshows the ratio resultsfahe rates applied to the sale$he close
the fit line follows 1.0 throughout the data period, thieetter the adjustment bringeachsale in line
with the current marketThese graphare color-coded toillustrate the relatively tight centering of most

sales, with the few outlierand extreme outliers!
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standard deviations of the median, 1 (red) means the ratio is greater than 2 but les8 gtandard
deviations, and 2 (green) means the ratio is 3 standard deviations or greater from the méfigdathe
results are goodverall, the graphs show slight fluctuationdu will observe that Time Groups with a
larger number of cases show bettegsults, because there is stronger datgpi@vide more concise

adjustments
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